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REPORT ON IMPACTS OF QUASI-PUBLIC USES IN INDUSTRIAL ZONES

Background: A quasi-public use is defined in the zoning ordinance as:

“A use operated by a non-profit educational, religious, recreational, charitable, or medical
institution, and having the purpose primarily of serving the general public. Such uses include
churches, private schools, community, youth and senior citizen recreational facilities, private
hospitals, government facilities, and the like.”

Individually, quasi-public uses are conditional uses in many zoning districts thronghout the City. The
City has recently experienced numerous applications for these type of uses in the industrial zoning
districts. This is primarily due to the high vacancies and reduced rents that occur in these areas since
the economic downtown heavily affecting the current demand for industrial space. Staff has concerns
with the loss of industrial space that would no longer be available for industrial uses when the
industrial market turns around. There is also a concern that the character of business parks with hi gh
concentration of these quasi-public uses would change and no longer be attractive to some businesses.

At the Commission’s October 13, 2004 meeting, staff brought a request forward to consider a 1,000-
foot distance requirement between quasi-public uses in industrial zoning districts. The Commission
directed staff to study the impacts of quasi-public uses on the existing industrial businesses prior to
considering any changes to the zoning ordinance

Discussion: Staff has researched this issue by looking for existing literature, talking to major industrial
companies within Milpitas, and comparing how other cities regulate these uses in industrial areas. The
relevant literature we found on this issue was a policy statement by the Silicon Valley Manufacturing
Group (SVMG) titled “Non-Industrial Uses in or Near Industrial Zones” (included in the
Commission’s agenda packet). We contacted LSI Logic, Solectron, and Linear Technology to get their
viewpoints on the issue as they are among the top ten industrial employers within the city. Solectron
and LSI Logic were involved in the creation of the SVMG policy statement. The cities of Campbell,
Cupertino, Fremont, Mountain View, San Jose, Santa Clara, and Sunnyvale were contacted and all but
San Jose allow quasi-public uses in industrial zones with use permits. San Jose only allows these uses
in certain industrial areas by using a mixed industrial overlay in the General Plan.

It is clearly the position of the SVMG and the companies we talked to that the integrity of the industrial
area in which they do business should be preserved. Their greatest concern is how non-industrial uses
(specifically schools, daycare centers, and hospitals) could impact their ability to change operations
given the significant number of environmental regulations they are required to comply with. SVMG's
policy statement contains a summary of the environmental regulations that could be applicable to
manufacturing and industrial facilities. Many of these regulations contain additional requirements if a
facility is located in close proximity to a school or other use with a sensitive population.
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Additional concerns expressed included additional delays in the permitting process (both locally and
regionally), potential “not-in-my-backyard” complaints and opposition {from non-industrial businesses,
and loss of available land for other companies, such as suppliers, that support existing industrial
business. In discussing possible solutions with the companies it became clear that a distance
requirement between quasi-public uses, which would spread them throughout the industrial area, was
not in the industry’s best interest. If quasi-public uses continue to be allowed, then clustering them in
designated areas was clearly preferred. The uses that are of greatest concern are schools, daycare
cenlers, and hospitals because they contain a high concentration of sensitive populations for long
periods and are specifically referred to in environmental regulations.

Though these three uses currently don’t exist in any of the City’s industrial areas, it is very probable
that could change given current trends and low industrial fand values. Daycare centers are currently not
allowed in any industrial zoning district but schools and hospitals are allowed in all districts with a use
permit. To continue to provide a successful environmental for the City’s industrial businesses staff is
recommending prohibiting schools and hospitals from the industrial zones and creating designated
industrial areas where future quasi-public uses could locate.

Recommendation:

1. Recommend the City Council direct staff to return with a zoning text amendment to prohibit
schools (except vocational and business schools serving adults) and hospitals from all three
industrial districts; Heavy Industrial (M2), Light Industrial (M1), and Industrial Park (MP).

2. Recommend the City Council direct staff to examine options to cluster (through rezoning and
zoning text amendments) future quasi-public uses within the industrial zones to limit their
potential impact on existing industrial businesses.
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1D # |APN QUASI PUBLIC ORGANIZATION ADDRESS
1 2237011 |LIVING WORD BAPTIST FELLOWSHIP 1494 CALIFORNIA CIR.
2 ]2231021 |NORTH VALLEY CHRISTIAN 919 HANSON CT.
3 8621073 |SOCIETY FOR CREATIVE ANACHRONISM 1759 S. MAIN ST.
4 18628052 [INDIAN COMMUNITY CENTER 525-535 LOS COCHES ST.
5 (8631054 |LET THE LIGHT SHINE MINISTRY 1000 AMES DR.
6 18631058 |KOREAN BAPTIST CHURCH 1201 MONTAGUE EXPWY.
7 18639001 |GENSIS CHURCH (PENDING)
8 18639024 |SAN JOSE CHRISTIAN FELLOWSHIP 211-215 TOPAZ AVE
9 18627047 {MACEDONIA MISSIONARY BAPTIST CHURCH 121 SINNOTT LN.
10 |8628047 |CROSSPOINT CHINESE CHURCH 680 E. CALAVERAS BLVD.
11 _|8638037 |JEHOVAH WITNESS MILPITAS 300 S. HILLVIEW DR.
12 18641008 [CALVARY CHAPEL MILPITAS 1757 HOURET CT
13 8644001 |SOUTH BAY CHINESE GOSPEL CHURCH 467 SINCLAIR FROTNAGE RD.
14 18644020 |[ISLAMIC CENTER OF ZEHRA 533 SINCLAIR FRONTAGE RD.
15 18628033 |ISLAMIC RESEARCH ASSOCIATION 473-478 LOS COCHES ST.
16 18636044 [NEXT GENERATION CHRISTIAN CHURCH 380 MONTAGUE EXPWY
17 8628047 |KIPPS BOOSTER CLUB 690 E. CALAVERAS BLVD.
18 8633102 |JENNA INC. 1508 CENTRE POINTE DR.
19 2237019 [B.A.P.S. 1430 CALIFORNIA CIR
20 18631060 |SMASH CITY 1191 MONTAGUE EXPWY
21 (8628034 |0 MEI KUNG FU ACADEMY 451 LOS COCHES ST.
22 | 8632030|YUN YEE TONG MARTIAL ARTS 775 MONTAGUE EXPWY
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Policy Statement:

It is the policy of the Silicon Valley Manufacturing Group to advocate for the protection of
existing manufacturing, R&D and industrial operations from the encroachment of
incompatible non-industrial land uses and occupancies that might impede ordinary business
operations, or compromise the future economic viability of industrial enterprises. At the same
time, SVMG recognizes that some underutilized industrial or commercial areas may be more
appropriately rezoned for other uses, inclnding affordable housing, retail, public or quasi-
public nses, provided that remaining industrial areas are safeguarded against non-industrial
encroachment. Consequently, it the policy of the Silicon Valley Manufacturing Group to
encourage and facilitate appropriate evaluation of all risks and benefits of
industrial/commercial land use re-zoning or re-development to enable other compatible uses
1o opcrate in proximity without planting the seeds for future conilict. Background:

One of the core tenants of the Silicon Valley Manufacturing Group (SYMG) is to preserve
and enhance the economic vitality and quality of life of Silicon Valley. Presently, as in the
economic downturn of the early and mid-1990’s, commercial vacancy rates are high, the mix
of lechnology and business in the valley is changing, and there arc pressurcs to utilize areas
zoned for commercial and industrial occupancies in different ways, Additionaily, {o mect
other critical policy goals, it is important that cities zonc sufficicnt land, particularly near
transit nodes and downtowns, for affordable housing.

In balancing thesc important goals, we must not lose sight of how important manufacturing
and industrial facilities arc for the creation and preservation of good, high payiug jobs, for a
wide variety of skill-lcvels and occupations. Since some manufacturing businesscs and
Rescarch & Development operations utilize large (significant?) quantitics, or particularly
dangerous types of hazardous materials, or operale in a manner that would create excessive
noise, dust, traffic or other nuisance conditions not compatible with other uses, especially
residential, it is especially important that we proiect large, contiguous arcas zoned cxclusively
for manufaciuring and industrial uses, with appropriate buffers between industrial uses and ,
residential, public and quasi-public uses.

There are many existing regulatory and zoning restrictions on facilities and operations, which
arc intended to protect the community from potential hazards. Examples include:
Environmental Justice issues, public safety due to chemical use, heavy traffic, noise, dust, or
community comfort due to nuisance smells or light. Historically, the intent of most
environmental regulations have been to address concerns associaled with existing or new
industrial facilities. Aside from zoning reviews, there are few proicctions to prevent non-
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industrial uses from encroaching upon established industrial facilities. When this situation
occurs, the requirements of certain environmental regulations usually become more stringent,
affecting the facility by adding to their regulatory and engineering costs through mose
stringent design criteria, and imposing morc restrictive operating conditions. Indirectly, the
host community is impacted by increasing emergency planning and response requirements,
These economic impacts must be weighed against the potential benefit of the proposed land
use or occupancy change. Incompatible land uses in proximity to one another may burden a
community with controversy that must be managed at great expense 1o all concerned, or will
be resolved by the loss of businesses vital to the economic well-being of the community.

Therefore, the Silicon Valley Manufacturing Group suggests that the following guidelines or
criteria be utilized to evaluate some of the risks and benefits of rezoning
commercial/industrial properties to balance these important competing needs.

Guidelines for consideration of non-industrial uses in industrial areas

Some United States citics have experience in cstablishing districts or defined urban arcas
where industrial and manufacturing operations that are incompatible with other uses, are
given primacy. A good reference to these policy examples can be found at The Pratt Institute
Center for Community and Environmental Development (PICCED),
(hitp:/Awww.piceed.orp/lowres/index. itml) in their document “New York City Manulacturing
Land Use and Zoning Initiative: Making it in New York™ (sce cspecially the report’s
Appendix B, Appendix B-1 and Appendix B-2). As described in this report, one
characteristic of successful industrial zoning is that cohesive or contiguous districls are
mainiained, where nccessary. However, once an industrial area has been broken up by non-
industrial uses, significant Hmits on future industrial and manufacturing (or cven R&D)
occupancics may be an unintended consequence. 'Therefore, it is important that existing
contiguous industrial or manufacturing arcas be salcguarded.

Another useful reference is a tool developed by the City of Santa Clara (altached as Appendix
1), the “Industrial to Residential Conversion Criteria and Potenlial Sites”, staff report and
“Planning Criteria Evaluation Checklist”.

If the proposed project will place into a contiguous manufacturing/industrial arca any of the
following uses, we sirongly urge cities to weigh risks and benefits carefully.

Residential, including:
» Live-work lofts, rental, townhouse/condos, apartments, single-family units, etc.
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Places of assembly:
¢ A Church, Synagogue, Mosque, Temple or other place of assembly associated with
worship, '

With child or adult day-care facilities?
With community service operations? (soup kitchen, shelter, ctc.) .
With full or part time on-sitc instruction?

¢ A school, public or private, for grades K — 12,

* An eniertainment establishment such as a theater or nightclub.

Supporting services:
* A retail establishment such as a restaurant or bar or a store for consumer goods.

If such uses are allowed, there may be public safety issues associated with:

Hazardous Materials Storage and Management,

Many manufacturing/industrial facilitics, including Rescarch and Development (R&D)
operations, utilize hazardous materials. The risk to surrounding businesses or occupants from
these materjals depends on the types and quantitics of hazardous materials present now or
potentially present in the future. Issucs that cities may wish to consider in their evaluations
include: evacuation routes, emergency responder (hazmat, fire, police, medical) resources
available, location of hazardous materials transportation routes such as rail lines and sidings.

There may be public health and facility compliance burdens associaled with:

Air Emissions.

R&D facilitics, as well as manufacturcers, may emit materials classified as ‘Toxic Air
Contaminants’ under the Bay Area Air Quality Management District’s Regulations and the
California Health and Safety Code. Facilities with such emissions are required to abate those
emissions using ‘Best Available Control Technology’. However, if there are ‘sensitive
receplors’ nearby, facilities may be required to eliminate these operations or to radically re-
engineer their operations at significant cost, to prevent cxposures. ‘Sensitive Receptors’ are
defined as public or private schools grades K — 12 with 7 or more students (day care centers
and instruction associated with religious centers can be considered ‘schools’) and residential
areas.

There may be public safcty and facility cost burdens associated with:

Facility Security and Liability Issucs.

Industrial and manufacturing facilities may be concerned about lability issucs, which arise
when unauthorized personnel have access 1o (or could easily gain access to) their faciiities.
Examples include: curious children walking through industrial business parks on their way
from or to school, unauthorized parking in business park parking lots. Certain non-industrial
land uses may increase manufacturing and industrial facilities’ perception of increased
liability and security concerns. |
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There may be community good-will and public safety issucs associated with:

Community Comfort and Safety Issucs.

Facilities may emit other types of materials, which are not toxic, but which may cause
concern to those unfamiliar with industrial operations. Pcople who are unfamiliar with
industrial or manufacturing operations may be concerned or annoyed by nuisance odors, water
vapor, dust or other emissions from these facilities.

Manufacturing or industrial facilities often utilize equipment such as water chillers or air
compressors in their operations, While this equipment is not hazardous, it may create sounds
or benign watcr vapor clouds which neighboring non-industrial occupants may {ind annoying,
even if these are entirely safe or within regulatory limits.

Many manufacturing or industrial facilities keep their facilities lit around the clock for
security purposes. Brighily lit facilities may be annoying to non-industrial uscs, especially
residential occupants.

Non-Industrial uses within industrial arcas may either impact, or be impacted by vehicular
traffic associated with thosc uses. Some commercial, industrial and manufacturing operations
have large vehicles or heavy traffic associated with their operations. This traffic may be both
a perceived nuisance and a hazard 1o non-indusirial land uses. Conversely, if a non-industrial
use brought a significant increase to vehicular traffic, this increase may impact the ability of
existing businesscs to move their employees and product and to safely cvacuate the arca in the
event of a hazardous matcrials release or other cmergency,

There may be ‘good ncighbor’ contlicts due to:

Parking Demand,

Cities typically have specified parking ratios based on the size of the manufacturing or
industrial facility and/or the number of anticipated employees. These ratios are likely to be
different, or the timing of use of parking will be different for different occupancies. In the
best of possible outcomes, mixed-use occupancies have opportunitics to share parking areas
through creative and mutually beneficial agreements, which cities can and should encourage,
maximizing use of urban land and minimizing the creation of impervious surfaces. In some
circumstances, shared parking will not be a viable option (due to liability concerns, timing,
logistics or facility security concerns) and the increased parking demand will create conflicts
between neighboring facilities and occupancies.

Other city requirements for landscaping, cquipment screening or other cosmetic issucs, may
increase in arcas where non-industrial uses are co-located with more traditional industrial land
uses. If these requircments are imposed on existing industrial oceupancies, it will further
increcase their costs.
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Examples of Successful Zoning Conversions and Mixed Use Developments

There are a number of examples where former industrial/commercial areas have been
successfully converted to other uses in Silicon Valley. One such cxample is the award-
winning mixcd-use development in Mountain View called “The Crossings.” The development
was built on an underutilized 1960s-cra strip mall. Today, a mixture of homes from condos to
small lot single~family homes, occupies the site. The development is located right next to a
Caltrain station, a grocery store, and a large shopping mall and is walking distance to schools
and parks. Other higher-density devclopments have also been built close by. The end result is
a high-quality development that merges successfully with surrounding uses,

Traveling south one stop on the Caltrain line, at Mountain View’s downtown station, excess
commercial property owned by a hardware store/lumberyard on Evelyn Avenue was rezoned
to permit the construction of a higher-density resideniial development. The cluster of small lot
single-family homes is located across the strect from the station, which is also the terminus
for the county’s light rail line, and two blocks from the city’s downtown, The re-designed
hardware store/lumberyard buffers the new residents from the predominantly
service/industrial operations on the far side of the lumberyard.

Sunnyvale has also sought fo maximize the potential of its light rail stations by rezoning an
industrial area next to the Fair Oaks light rail station “industrial to residential.” In doing so,
the city realizes that over time this older industrial pocket will gradually transform to other
purposcs. But the city has chosen to allow this area to change, while prohibiting any
residential development in the Moffet business park, just down the road from this parcel.

In an attempt to better integrate jobs and housing and transit in the city, in 1998 San Jose
rezoned a 97.4 acre former ranch 1o encourage the development of a mixed-use high-density
residential development next to the city’s Norih San Jose employment center. The more than
3,000 apartments built at North Park, which were completed in 2003, are located next to
numerous major employers, including Cisco, Sony, and Alicra corporations. However, the
vast majority of these ecmployers are offices and do not engage in operations that would be
incompatible with residential neighbors. In fact, commercial office uscs can provide a buffer
between residential and other “sensitive receptors,” and incompatible industrial/commercial
uses.

That is precisely the design concept Greenbelt Alliance utilized in proposing a “smart growth”
vision for the eventual development of San Josc’s Coyote Valley. Their 89-page report
published in June of 2003, “Getiing it Right: Preventing Sprawl in Coyote Valley,”

envisioned the ereation of a new urban community west of Monterey Highway and the
existing Caltrain line between Bailey and Scheller Avenues, with higher-density
development--—residential and commercial-~-clustered around a Town Center and several
neighborhood centers. Rather than segregating commercial development into an industrial
park, Greenbelt Alliance proposed mixing jobs into this new community fabric to create more
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walkable neighborhoods. However, recognizing the incompatibility of some industrial,
manufacturing or bio-tech operations with residential uscs, the organization proposed creating
two discrete commercial districts specifically for these types of uses. The districts would be
located at either end of the new lown, near highway and rail lines, and would be “separated
from residential uses by less sensitive employment activities,” such as office buildings and
open space. Greenbelt Alliance’s proposal is one of many ideas being considered by San Jose
as it develops a specific plan for Coyote Valley.
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Environmental Regulations Relevant to Hazardous Materials, Industrials Uses and
Proximity to Non-Industrial Land Uses.

The foliowing environmental regulations may be applicable to manufacturing and industrial
facilities. Most are applicable depending upon materials present or type or amount of
emissions, regardless of neighboring uses. RMPP, RPM, and AQMD Water’s Act
compliance requirements change depending upon proximity of schools or residential
populations to regulated facilities.

Health and Safety Code Section 25534.1 (Re. RMPP Preparation)

Requires consideration of proximity of facility 1o schools, residential arcas, hospitals, long-
term health care facilities, and day care facilities. This code does not define ‘proximity’.
However, the County of Santa Clara has indicated that a day care facility within one-quarter
mile (1,320 feet) would trigger a required notice of an RMPP (Risk Management and
Prevention Program) plan,

Title 40 FCR Chapter 1, part 68.1. Subchapter C. (RMP)

An owner or opcrator of a stationary source that has more than a threshold quantity of a
regulaled substance in a process must prepare a Risk Management Plan (RMP) which
describes the planning and responsc appropriaie lo mitigate a possible release of a regulated
substance.

Health and Salety Code Section 42301.6 (Re. Hazardous Air Emission Permits/ Water’s Act
Compliancce)

Requires the applicant within 1,000 feet of a school to distribule a public notice of the permit
application to parents or guardians of children enrolled in any school (K-12) public or private,
within one-quarter mile and to cach address within a radius of 1,000 fect.

Health and Safety Code Scction 42301.7 (Re, Threat of Alr Contaminant Release)

Requires air pollution control officer to notify the administering agency having jurisdiction
over a school within 1,000 feet if therc is a reasonably foreseeable threat of a release.
Administering agency may then require preparation of or modification to a Risk Management
Plan (if required under Title 40 FCR Chapter 1, part 68.1, Subchapter C.) or a state-required
Risk Management and Prevention Program (RMPP). Aiso provides provisions for air
pollution control officer to issue an immediate order to prevent the release or mitigate the
release.
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Health and Safety Code Section 44300 (re. Air Toxics “Hot Spots” Information Act of 1987)

Requires manufacturers or users of listed substances (above a certain threshold quantity) to
prepare a site-specific inventory of toxic substance air emissions. When required by the
agency, the report must include information on the proximity of the substance source to
potential receptors, including those at schools.

Health and Safety Code Scction 25507.10 (Re. Acutely Hazardous Materials Release)

Requires emergency response persormel to advise the superintendent having jurisdiction over
a school within one-half mile of a releasc or threatened rclcase of an acutely hazardous
material.

Healih and Safety Code Section 25221 and 25232 (Re. Hazardous Waste Disposal Site)

Defines ‘hazardous waste property’ as a silc where a “sigunificant disposal of hazardous waste
has occurred”, and a “border zone property” as onc within 2,000 feet of a hazardous waste
property. Prohibits residences, hospitals, schools for persons under 21 ycars of age, day care
or any permanently occupied human habitation other than those used for industrial purposes
on land that is designated a “hazardous waste property” or a “border zone property”.

Health and Safety Code Section 25149 (Re. Hazardous wasle facility operations)

Requires that no city, county or district may enact, issue, enforce, suspend, revoke, or modify
any ordinance, regulation, law, license, or permit relating to an cxisting hazardous waste
facility so as 1o prohibit or unreasonably regulate the disposal, treatment, or recovery of
resources from wastes at that facility unless, after public notice and hearing, the operation of
the facility is deemed to pose an imminent and substantial endangerment to the health and the
environment.

Health and Safety Code Section 41700 (Re. Public Nuisance)

States that no person shall discharge from any source any air contaminant which causes
nuisance or annoyance lo any considerable number of persons of the public or endangers the
comfort, health or safety of such persons or public.

California Regulations Title 22, Division 4,5, Chapterl6, Section 66266.8 (re. Series B
Resource Recovery Facility Permit)

Requires consideration of proximity of facility to public structures and recreational facilities, .
businesses, private recreational facilities, hospitals, schools and residences in determining
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whether to solicit public participation in the issuance of a Series B Resources Recovery
Facility Permit. This code does not define “proximity”.

Public Resources Code Section 21151.4 (Re. Envirgnmental Impact Reports and Hazardous
Materials)

Requires written notification to, and consultation with, the school district before approval of
an environmental impact report of negative declaration for construction or alteration of a
facility involving reasonable anticipation of air missions or handling of acutely hazardous
material within one-quarter mile of a school.

Public Resources Code Section 21151.8 (Re. School Siting and Construciion) -

Requires identification of facilities within one-quarter mile, which might reasonably be
anticipated to emit hazardous emissions or handle hazardous or acutely hazardous -materials,
substances, or waste and a finding that such a facility does not and will not constitute an
actual or potential endangerment for approval of an envirenmental impact report or negative
declaration for acquisition or construction of a school site.

Bay Area Air Quality Management District (BAAOMD) Regulation 2, Rule 1, Section 412
(Re, Toxic Air Contaminant Permit, Public Notice Schools)

Requires applicant within 1,000 fect of a school to prepare and distribute a public notice of
the proposed new and modified source and the related proposed emissions. The notice must
be distributed to the parents of the children in any school within one-quarler mile of the
source and 1o each address within a radius of 750 fect.

Bay Arca Air Quality Management District (BAAQMD) Regulation 2, Rule 1, (General
Reguirements)

Sources emitting Toxic Air Contaminants (TACs) must conduct a Health Screen Risk
Assessment if their emissions are above a specified trigger level. The results of this
assessment indicate chronic (cancer) and acute health risks to sensitive populations from the
facility’s emissions of TACs. The list of TACs includes many common and familiar
maierials, including: toluene and xylene (found in many adhesives) and methyl alcohol (also
known as denatured alcohol), a common solvent, as well as some 70 additional materials
known for their chronic and acute health hazards. Facilitics plan their abatement devices and
engineering controls based upon the outcome of their HSRA’s, which are dependent upon
distances from sensitive receptors. If non-industrial uses encroach upon an industrial facility
emitting a TAC, the facility will very likely be required to re-engineer its facility, or cease it
operations, to comply with this regulation.
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Bay Area Air Quality Management District (BAAOMD) Regulation 1, Section 301 (Re,
Public Nuisance)

State no person shall discharge from any source any air conlaminant, which causes nuisance
or annoyance to any considerable number of persons or the public or endangers the comfort,
health or safety of such persons or the public. Threc or more violations issued within a 30 day
period shall give rise to the rebuitable presumption that the violations result from negligence.

Education Code Section 39003 (re. Acquisition of School Sites)

Prohibits the governing board of a school district from approving a project involving
acquisition of a school site by a school district if the site is a current or former hazardous or
solid wastc disposal site, a “hazardous substance release site” or a site containing under or
above ground piping carrying hazardous substances, acutely hazardous materials or hazardous
wastes. Further requires consuliation with any air polhution control district or air quality
management district having jurisdiction to identify and make specific findings concerning
facilitics within one-quarier mile of the proposed school sile which might reasonablc be
anticipated to emit hazardous air emissions or to handle hazardous or acutely hazardous
materials, substances or waste.

County Hazardous Waste Management Plans (Required under AB2948 (Tanner))

Siting crileria {or hazardous wastc treatment facilitics mandated under the ‘Tanner Bill’
require a 2,000 foot buffer zone between an industrial transfer/storage/treatment facility and
any immobile populations, such as schools, hospitals, convalescent homes, prisons, facilities
for the mentally ill, ete.

Tiile 49 of the Code of Fedcral Regulations (49 CFR) Section 117, 825 (Re. Desipnated
Hazardous Materials Shipping Routes)

49 CRF 177.825 identifies the guidelines for use in preparation of hazardous materials
shipping routes. Routes arc not limited to highways but include designated surface strects or
portions thereof. Locating a school nearby could affect the approved shipping route for
materials., The current approved route is available from the California Department of
Transportation, Hazardous Materials Shipping Division.

Local Zoning Ordinances

Local zoning may not permit siting of a school, Group E (Educational) Occupancy, next to a
Group H (Hazardous) Occupancy without a zoning change.
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APPENDIX B: INDUSTRIAL LAND USE POLICY IN URBAN
AREAS - MODEL STRATEGIES

This study infroduces and compares' several industrial zoning ordinances in urban environments
highlighting key components of their regulations as tools for industrial neighborhood preservation and
development, Zoning ordinances from Chicago, Portland, Seattle and Vancouver were selected because
they represent examples of manufacturing preservation or address industrial/residential mixed use
issues. They were reviewed from three perspectives:

1. The planning context in which they were created, looking into the nature of the ordinance,
especially the flexibility of its application and its accountability to a broader regional or municipat
local plan. '

2. Their approach to industry-specific and area preservation, examining their Use Restrictions to
identify the range of manufacturing and non-manufacturing uses allowed and how these
restrictions are regulated, the ordinance's approach fo the improvement of the built environment,
and the existence of other mechanisms to promote manufacturing development.

3. Their approach to environmental regulations to control the impact of industrial processes on the
surrounding environment. {See attached Ordinance matrix and table)

CHICAGO'S PLANNED MANUFACTURING DISTRICTS AND INDUSTRIAL
CORRIDORS

Chicago’s Planning Context

Chicago does not have a comprehensive plan to guide land use decisions. However, the city
developed a generic special zoning district to protect manufacturing uses. The “Planned
Manufacturing District” (PMD), Chicago's version of New York's Garment Center district, was adopted
by the city council in 1888,

Chicago was losing industry, not only because of taxes or labor costs, but because there was a
shortage of manufacturing-zoned land for expansion as a result of encroachment of residential and
commercial activity through rezoning in and around manufacturing districts, The clty came to the
realization that stability was needed in the rezoning process so that manufacturers would feel secure
enough to invest further in the city of Chicago via facility expansion.

PMDs were engineered with the support of a coalition of community organizations, industry, residents
and aldermen that carried along an initially reluctant planning department. The PMD concept also
received important support from major industrial and manufacturing concerns in the area.

PMDs are a profotype of Industrial "sanctuaries” that are established by application’. Each PMD
provides that no residential uses will be permitted in the area to which it is applied, and that
“Supplementary Regulations” spacifying prohibited uses and other restrictions wif be developed and
adopted by the city council for each area when the district is actually applied to the zoning map. In
essence, the' PMD merely sets forth very general parameters for its application, leaving the details to
be worked out for each particular location. In addition, any changes in the PMD ordinance, including
recommendations by the Plan Commission, require the approval of city councii.

The establishment of PMDs was contingent on evaluations of industry’s relevance to Chicago's
economy. Key findings concluded that loss of viable, functioning industrial areas would erode jobs
and wages in the Chicago area, Even if those areas were converted into high-priced retail zones,
such conversions would result in the permanent displacement of many skilled industrial workers who

! Property owners, the akderman ar the mayar may Initiate the deslgnation process.
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would not be able to find suitable work in the service or retall sectors, In addition, it was found that
business activity generated by manufacturers had a multiplier effect on Chicago's economy. Thus,
manufacturing activity produced more employment, higher wages and higher value added to praducts
than did retailing activity.”> Since 1988, Chicago has established four PMDs in existing industrial
areas throughout the City (Clybourn Corridor, Eiston Corridor, Goose island, and Kinzie Corridor).

Predicated on the success of PMDs in retaining and expanding manufacturing activity, the city of
Chicago has established three “Industrial Corridors” on the North, West and South Sides. These
Industrial Corridors, developed consecutively in 1991, 19892 and 1985, are Planning Districts
proposed by the city as part of a comprehensive industrial land use policy to ba implemented through
zoning review and targeted public investments. Although they are not special zoning districts, the
Planning Department intends to tailor uses and standards according to the needs of modem
industries and establish zoning districts in a manner similar to the PMDs in order to protect the
industries in those areas. The Industrial Corridors consist of contiguous, cohesive argas
characterized by a preponderance of active industrial uses. City officials expect these uses to
maintain their basic characler in the future, The parcel configurations, transportation access,
separation from non-industrial uses, local circulation patterns, and other physical characteristics lead
to a reasonable expectation of continued industrial activity and futther development.

Industrial corridor boundaries reflect the existing, established pattern of industrial land uses and
differentiate these areas from those that are basically non-industrial in character. Corridors do not
comprise the tofality of manufacturing-zoned land or industrial land uses in Chicago. Rather
represent key concentrations of industrial investment and employment, providing a framework to
guide future public investment and fand use regulation,

Chicago's Approach to Industrial Retention and Area Preservation

Each PMD is generally defined within existing manufacturing M disfricts M1 to M5, which like those in
New York City are subdivided into M1-1 to M1-5, M2-1 to M2-5 and M3-1 to M3-5, according to levels
of industrial nuisances and Floor Area Ratio® (FAR) allowed. -

To protect manufacturing industries, each PMD ordinance prescribes a specific supplementary Use
regulation on existing "M" districts intended to curb non-indusfrial uses. The use restriction varies
with each disfrict, but in general, uses permitted as-of-right consist of general manufacturing and
industrial uses along with limited accessory retail and office uses supplementary to industrial uses,
Noxious indusfrial uses such as incinerators, liquid waste handling facilities, sanitary landiills and
transfer stations are considered conditional uses that, when permitted by the PMD, undergo a special
permit review that must be approved by the Board of Appeals subsequent t0 other environmental
permits. Other conditional uses that require a special permit review include non-industrial ones that
are not established in the PMD regulation but are allowed as-of-right in standard manufacturing
districts. These Include community centers, art galleries, and studios. Residential uses are
prohibited, as are day care centers and adult establishments,

Other than use restrictions, the PMD ardinance Includes regulations to protect adjacent non-industrial
neighborhoods by establishing strict enclosure restrictions and front or side yard requirements to
industrial establishments near residential district boundaries.

As a mechanism to preserve the existing industrial character of the area, the PMD ordinance
maintains the underlying "M" district's bulk restrictions, preserving the existing industrial density,
However, the ordinance lacks other requirements such as urban landscape standards to enhance the
quality of the neighborhoad,

2 .

Creticos, 1988: 2 .
* Floor Area Ratlo Is the total buiiding's floor (gross) area on a zoning lot, divided by the lot area of the same lot. Thus, the total allowable gross area of
a bullding on a 10,000 sguare feet lot with a FAR of 2.0 is 20,000 square foet.

-2-
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Besidas zoning mechanisms for the protection of indusirial areas, the city offers a variety of industrial
development incentive programs. These include low-interest loans for industrial firms, business
infrastructure assistance, enferprise zone incentives, and tax Increment financing, among others,
The goal is to assist developers in creating new facilities, improving existing facilities or creating jobs
for Chicago's residents. In addition, the city targets industrial capital improvement dollars for the
support of industrial infrastructure such as upgrading bridges, viaducts and streefs to industrial
standards.

Despite Chicago's attempts to protect and promote manufacturing activity, the land use decision-
making process has come under increasing criticism for two reasons. First, zoning change requests
are ultimately approved by the alderman of each of the 50 wards, thus conferring the power to
individuals acting without an articulated land use policy. Second, in the absence of a comprehensive
land use plan, land use changes occur on a piecemeal basis as each case arises. This is critical in
industrial areas other than PMD districts because unless the public participates in every land use
decision, unforeseen changes to non-industrial uses can slowly and singie handedly accur, leaving
large tracts or industrial areas unprotected from market forces.*

Chicago's Environmental Framework

Chicago's manufacturing districts, including the PMDs, regulate environmental impacts of indusirial
activity through performance standards which are defined by both the Chicago Zoning Ordinance and
state environmental regulations. Compliance with performance standards is required in the pemmitting
process for new industrial facilities and for exisfing facilities proposing to modify or add an industrial
use. The permit application requires a “Certification of Performance Standards” sighed by a licensed
architect or engineer, and it is reviewed by several City agencles comprising the Department of
Revenue, the Buildings Department, the Zoning Department, and the Department of the Environment.

Chicago’s performance standards regulate smoke and particulate matter, fire hazards, naise,
vibrations, odors, glare, and heat for each M district (M1, M2, M3). More rigorous requirements apply
to M1 districts which generally abut residential districts.

Since its inception in the 1850s, performance standards have undergone a few random ravisions.
The regulation lacks the implementation of a system of periodical reviews to update the standards
accarding to new technologies or to incorporate other environmental evaluations to reduce the effacts
of harmful manufacturing activity.

The Department of Environment has the responsibility to ensure that Industries continue to meet the
standards. However, Its complaint-based enforcement approach has not done much to solve
environmental problems associated with emissions of pollutants and other indusirial nuisances.

The overview of Chicago's industrial land use approach leads to the following conclusions:

» Despite criticism of its land use decision-making processes, Chicago's PMDs and industrial Corridor
policy had been instrumental in manufacturing retention and development. This is due in part to the
following factors: an exclusionary use restriction that prohibits residential and most commercial uses
in these areas, a wide range of industrial development programs offered by the City, and capital
improvement dollars for the support of industrial infrastructure,

« Environmental regulations do aim at complying with poliution control criteria for these and other
nuisances produced by industrial use, but they lack equally assertive approaches in pollution
prevention and other sustainable manufacturing strategies.

* Chicaga Assoclation of Nelghbarhood Devslopment Drganizations, 1999, p. GET FROM MNIIt
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PORTLAND'S INDUSTRIAL ZONES AND DISTRICTS

Portland’s Planning Context

In October 1980, the Portland city council adopted a comprehensive plan for the city as a guide for
future development and redevelopment. The comprehensive plan was infended to be dynamic and
able to inspire, guide, and direct growth in the city, responding to change through amendment and
refinement. Since adoption, the goals, policies and objectives of the plan have been amended fo
respond to new circumsiances, special studies, new technologies, and changes in state land use
regulations. The zoning code (Title 33 of the Code of the City of Portland) is not a part of the
Comprehensive Plan. Rather, it Is the major implementation tocl of the Comprehensive Plan Map.
Since the ' map represents the application of the plan's stated goals and policies to specific iocations
within the city, the zening code must be consistent with the land use designations and provide the
definitions and standards for implementing the comprehensive plan.

Partland's comprehensive plan undergoes major reviews every five years fo assure that it remains an
up-to-date and workable framework for development. These reviews include technical evaluations, a
report on the plan's progress and cliizen involvement to evaluate the plan's effectivensss. Formal
hearings are held before the Planning Commission and if significant changes appear to be desirable,
the city council hears recommendations for amendments and then may formally modify the plan.

Portland's Approach to Industrial Retention and Area Preservation

Portland's ordinances include zoning districts and special districts. Zaning districts are referred {o as
“Base Zones," There are primarly five typss of Base Zones: Open Space, Single-Dwelling
Residential, Multi-Dwelling Residenfial, Commercial and Employment, and Industrial Zones. They
can be considered development zones, intended to control growth and achieve determined
development objectives. Each zone establishes what is allowable for different uses, including: uses
alfowed without restriction, uses allowed in limited situations, and conditicnal and prohibifed uses.
There are also development standards for each Base Zone, controlling height and setback
requirements.

The Employment and Industrial Zones are de facto mixed use areas, where residential and
commetrcial development is limited and confrolled. These areas are further divided and mapped into
defined zones, based on their principal use and physical character; General Employment (EG1 &
EG2}, Central Employment (EX), General Industrial (IG1 & 1G2) and Heavy Industrial zones (IH). The
three industrial zones, 1G1, 1G2 and [H, are estahlished according to urhan patterns and level of
nuisance.

Use resfrictions target the protection of these Industrial and Employment zones by curbing the
development of non-industrial uses through a discretionary review process. Use restrictions vary by
the designated =zone, but in general uses permitted as-of-right include: manufacturing,
wholesale/warehouse, industrial services, vehlicle repair, railroad lines, utilities, parks, open areas,
and agricultural uses. Uses permitted in the three industrial zones (I1Gl, }G2, and IH) with conditions
include Residential and Institutional as well as Retail Sales & Service, Office, Commercial Outdoor
Recreation, Commercial Parking Facilities, Community Service, Daycare and Waste-related uses.
Other restrictions in density changes include limits in the size and number of retail, service & office
businesses per site in areas designated as industrial. Changing these limits requires discretionary
review, The ordinance contains no provisions for mixed use buildings.

Conditional uses as well as'changes in use in any district must undergo a discretionary approval
process according to potential impacts of the proposed use on existing use or development. There
are three types of review according to the level of discretion; therefore, use changes to a different
category entail quasi-judicial reviews which require a public hearing before an assigned review body.
The approval criteria encourages the preservation of land for industrial uses while allowing residential

w4
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uses in limited situations where they will not interfere with industry. Residential uses in these zones
ara protected from nuisance impacts (including noise} and are held to the same standard as uses
allowed by right. In the three industrial zones, a proposal for a use change must demonstrate that the
existing transportation system is capable of safely supporting the proposed use as an addition to
existing uses in the area, and that City-designated scenic resources are preserved. Depending on
the use change being proposed, the regulation includes requirements to demonstrate that the
proposed use;

will not have significant adverse effects on nearby industrial firms

s wili not significantly alter the averall industrial character of the area based on the existing
propertion of industrial to non-industrial uses and on the effects of incremental changes;

* needs to be located in an industrial area or building because industrial firms or their
employeas constitute the primary market of the proposed use

In addition to use restrictions, the ordinance requires development standards for each use. Thus, a
proposed development must provide buffers between non-industrial development and existing
industrial uses and must Include a designed landscape and transportation plan.

Portland's regulations also include “plan districts" (special districts that undergo a neighborhood
planning process) to address concerns unique to an area when other zoning mechanisms cannot
achieve the desired results, Plan districts provide a means to modify zoning regulations for specific
areas as defined in special plans or sfudies, Each Plan District has its own nontransferable set of
regulations. This confrasts with Base Zones and Overlay Zones (special zones overlaid on existing
ones) which are intended fo be applicable in large areas or in more than one area. However, Plan
Districts are not intended for small areas or individual properties. After being reviewed through a
legislative procedure, a Plan District may be established or removed as the result of an area planning
study. Plan District regulations are applied in conjunction with a base zone. The Plan District
provisions may modify any portion of the regulations of the Base Zone, Overlay Zone, or other
regulations. Its provisions may also apply additional requirements or allow exceptions to general
regulations. Thus, the Columbia South Shore Plan District, established according to the city's
comprehensive plan, is a Special District for development as an industrial employment center, and it
includes the protection of cultural and environmental resources. This district is intended fo attract a
diversity of industries and create employment opportunities while protecting significant environmental
resources and maintaining the capacity of the area infrastructure to accommodate future
development.

In addition to zoning mechanisms, the city provides incentives for businesses fo locate and stay in
target areas, and it encourages target industries to locate and expand within industrial areas.

Portland's Em(ironmental Framework

Portland's environmental approach is framed within the comprehensive plan, and it is established in
cooperation with public agencies such as the Metropolitan Service District (METRO), which
administers the plan, and Oregon's State Department of Environmental Quality. In addition, the
Central City Transporiation Management Plan regulates air quality and alternative transportation
activity for environmental protection.

fn addition to requiring compliance with federal and other environmental standards, Portland's
ordinance lists, defines and limits the quanfities of hazardous substances allowed on a site. New
developments regarding the use or handling of hazardous subsiances require a restrictive
discretionary review process that must include approval from the other government agencies
invoived.
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The ordinance aiso includes performance standards to ensure that uses provide adequate control
measures or locate in areas where the community is protected from health hazards and nuisances.
These standards relate to noise, vibration, odor and glare, which must comply with other
environmental regulations, but their measuring system is indicated in their ordinance and updated
periodically. tn addition, measurements for compliance with these standards are made from the
property line or within the property of the affected site.

The Planning Director and the Director of the Bureau of Buildings are responsible for zoning
enforcement in Portland. The mandate of the City's Bureau of Buildings, in consultation with other
environmental agencies, is fo enforce performance standards. If the city does not have the
equipment or expertise to measure and evaluate a specific complaint, it may request assistance from
another agency or may contract with an independent expert to perform such measurements. The city
may accept measurements made by an independent expert hired by the confroller or operator of an
off-site impact source. If the City contracts to have measurements made and no violation is found, the
city will bear any expense of the measurements. If a violation is found, city expenses will be charged
to the violator,

In addition, Portland's comprehensive plan includes support programs to encourage energy-efficiency
in housing, commercial and industrial development.

The overview of Portland's industrial land use approach leads to the following conclusions:

The success of Porfland’s land use approach is based in part on its reliance on a comprehensive plan
that is accountable to local and regional agencies as well as to the residents.

Industrial and mixed use character preservation is addressed through a restrictive use and
development standards regulation that controls population, business location and growth, and
includes urban appearance and enhancement provisions.

Envircnmental and nuisance regulations are also established in the ordinance and updated
periodically, and they are framed within state and regional codes and agencies.

SEATTLE'’S INDUSTRIAL ZONES

Seattle’s Planning Context

In 1994, the city of Seatile adopted a comprehensive plan, required by the state's Growth
Management Act, to identlfy locations and strategies for the city fo accommodate expected growth
over a 20-year period (1994-2014). The current comprehensive plan includes sections that address
land use, transportation, capital facilities, housing, utilities, economic development, neighborhood
planning, human development, and cultural resources. The city is also considering making the plan’s
environmental section more comprehensive.

The comprehénsive plan directed most of the expected growth into designated urban centers and
urban vilages and establishes zoning requirements for new developments to meet specified
employment and residential density targets. Residents and business owners in each of these places
participated in the city's neighborhood planning program and developed plans that looked at ways to
accommodate growth and respond to its impacts. The city council is expected to adopt all of the 38
neighborhood plans in 2000.

Since June 1899, Seatfle’s Strategic Planning Office has been collecting data that will (1) idenify
areas where new househoids and new employment opportunities have located and where growth has
fallen short of projections, (2) compare locations of capital improvement projects with the
comprehensive plan's goals and policies, and (3) review levels of traffic congestion. In addition, staff
will evaluate whether the ariginal Comprehensive Plan poiicies are sfill relevant since the completion
of the aforementicned neighborhooed planning process.
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By the third quarter of 1999, Seattle saw a growth of 1,816 dwelling units, bringing the total to 7,838
dwelling units citywide since the 1994 adoption of the Plan. 62% of this growth occurred in Urban
Villages and Centers, the plan's target growth areas. This growth rate is on target with the predicted
growth curve which the city estimated at 50,000 to 66,000 new households by the year 2014,

One of the goals of the Plan is to promote the development of manufacturing/industrial centers to
ensure that adequate accessible indusfrial land remains available to promote a diversified
employment base, to promote the use of industrial land for industrial purposes and to encourage
economic activity and development in industrial areas. To achieve these goals, the plan establishes
a series of policies including:

e limiting unrelated commercial or residential uses in industrial areas

+ ostabiishing defined and sheltered manufacturingfindustrial centers with targeted job
densities

o working with property owners towards strategies to enhance industrial activity.

Sealttle’s Approach to Industrial Retention and Area Preservation

The “industrial Areas Land Use Policles” section is part of Seattle's Comprehensive Plan. The primary
purpose of this group of policies is to provide opportunities for industrial activity including manufacturing,
advanced technology industries, and a wide range of industrial-related commercial functions such as
warehouse and distribution activities. The intent of these policies is to allow existing businesses to
expand and facilitate locational opportunities for new businesses, and fo provide some measure of
protection to viable marine and rail related industries from uses competing for scarce resources.

There are three basic types of mapped industrial zones: General Industrial zones (IG1 and 1G2),
industrial Buffer zones (IB), and Industrial Commercial zones (IC); they vary according to uses allowed,
density, height, screening, and performance standards requirements®,  Other Policies include
Manufacturing Center Overlay (MCO) zones which are established as rezoning applications on existing
industrial areas to encourage industrial development, especially advanced technology manufacturing
research.

The use restrictions target the protection of these industrial zones by curbing the development of non-
industrial uses through a discretionary review process. Each zone establishes a specific use provision,
including: Use Permitted Qultright, Administrative and Council Conditional Uses, and Prohibited Uses. In
general, industrial uses permitied as-of-right include manufacturing, wholesale/warehouse, selected
transportation facilities, food processing and recycling centers. Non-industrial uses permitted within in
selected areas of an industrial zone include selected retail sale and services, offices, entertainment, utility
services, caretaker's quarters, child care centers, and restricted hospitals, colleges and schools, Uses
permitted with conditions include lodging, airports, major communication utilities, selected public facilities,
artist's studio/dweilling in landmarked districts and high impact uses, which are defined in the ordinance
and considered noxious ot dangerous to the environment {See note at the end of this section). Each
Conditional Use has specific requirements meant to protect manufacturing activity and avoid negative
environmental impacts.

Conditional uses as well as use changes in the district must underge a discretionary approval process
based on the city's land use decision framewark. There are five types of land use decisions according to
the degree of discretion involved and which decision-making authority is involved {the Director of the
Department of Construction and Land Use, the Hearing Examiner or the city coundil), Conditional uses
are also defined and classified into Administrative and Council Conditional Uses and are subject to

& General Industrial Zones--IG1 and 1G2--are established lo promote a full rangs of industrial activitles and relatad suppont uses, They differ from each
other In the density permitted for commerctal uses not related to industrlal activity. Industrial Buffer zones {IB) ate established io provide an
approprlate transltion between Industrial areas and adjacent residential or mixed residentialfcommercial zones, and parmit the widest possible range of
manufacturing uses and related industrial and gommercial activities. To protect the !ivability of adjacent residentlal areas, the 1B zona includes
devalopment standards and performance slandards lo separate Industrial from residential activity. Industrial Commercial zones {IC) are established to
promote business development of thal incorporates a mix of industdal and commercial activitles, including light manufacturing and research and
development.
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different reviews. Administrative Conditional Uses and variances are considered Type H, which are
discretionary decisions made by the Director of the Department of Construction and Land Use {DCLU)
and are subject to an adminfstrative appeal hearing to Seattle's Hearing Examiner. Type Il reviews
require a Master Use Permit application to the Director, including a comprehensive evaluation of the
proposal and its potential impacts on the area and environment. Type 11} decisions include decisions to
approve, condition, or deny a project based on the State Environmental Policy Act {SEPA) and are make
by the Hearing Examiner after conducting an open record hearing, and are not subject to administrative
appeal. Type IV decisions are guashjudicial decisions made by the city council according to existing
legislative standards, and based upon the Hearing Examiner's record and recommendations. They
include land use map amendments, public project approvals, major institution master plans, downtown
planned community developments and council conditional uses. These include sewage treatment plants,
incinerators, heliports and airports. Type V decisions are legislative made by city council in its capacity to
establish policy and manage public lands. These include land use code text amendments and legislative
rezoning that implement new City policies.

As mechanisms to protect and enhance the industrial areas, the Industrial Areas Land Use Policies
include parking and loading requirements, landscaping and sfreet standards. Other restrictions include
screening, landscaping and sstback requirements in IB zones and performance standards in IB & IC
zones, In addition, development standards are required in IC zones in order to provide for the needs of
indusirial activity and reduce major land use conflicts between industrial development and abutting
residential or pedsstrian oriented commercial areas without placing unnecessary rastrictions on
manufacturing uses.

The land use decision framework provides opportunities for citizens fo comment on land use applications
which is one of the purposes of the city's land use decision process. For appealable Master Use Permits
and council land use decisions, the public is notified of the application, has a chance to comment and, If
dissatisfied with the decision, has a right to appeal.

To address residential / industrial proximity conflicts, the ordinance establishes a Conditional Use review
for certain uses. For instance, heavy manufacturing uses may be parmitted In 1B and |C zones according
to established criteria to regulate hours of operation, truck and service traffic, fransportation infrastructure,
and effects of vibration in adjacent non-industrial zones. However, the ordinance contains no provisions
for mixed use buildings.

Seafttle's Environmental Framework

Seattie’s environmental review procedures are integrated into the procedures for master use permits
and Council land use decisions. In Sealtle, the Department of Construction and Land Use {DCLU)
administers land use and construction codes. Land use permits assure that structures meet zoning
requirements and comply with environmental regulations such as the State Environmental Policy Act
(SEPA) and the Seattle Shoreline Master Program. Seattle's environmental legislation is based on
SERA, which requires that the environmental impacts of new development be assessed. Certain
projects are exempt from environmental review. Exemption levels vary by zone and are established
in the SEPA ordinance. For instance, in environmentally sensiive areas, one dwelling unit exceeding
9,000 square feet of development coverage is subfect to SEPA. However, the construction of a
parking lot designed far 20 or fewer vehicles is exempt. Landfilis or excavations of 500 cubic yards or
less are exempt except in environmentally sensitive areas.

For projects subject to environmental review, applicants are required to prepare an environmental
checklist. DCLU reviews the checklist to determine if it may have a probable significant adverse
impact. If impacts may be significant, a determination of significance is issued, and an environmental
impact statement {EIS) is required. If DCLU determines that a project will not have probable
significant adverse impacts, the department will issue a determination of non-significance and may
condition or require madifications to the project to mitigate other environmental impacts.
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Besides SEPA requirements, the Seaftle industrial zones ordinance defines industrial noxious activity
according fo its effect on the environment. Thus, uses that are that are considered to have the
potential to cause major communlty or health impacts, including chemically-intensive activity,
nuisance, odors, noise, vibration, efc., are defined as High Impact Uses and are deemed conditional
uses, requiring a discretionary review as described above. High Impact Uses, which are defined and
listed in the ordmance are classified into High Impact 1 and High Impact 2 according to the potential
impact of the use. High Impact | uses, which include potentially harmful manufacturing activity such
as wood preservatives or wood pulp manufacture, tanneries, gas and crude petroleum
refineries/storage, etc., may be permitted as an Administrative Conditional use in General Industrial
IG1 and 1G2 zones so long as it can comply with established criteria.  Similar criteria are applied to
permit selected High impact Uses in industrial Commerciai IC zones.

In addition, Seattle's ordinance establishes fransportation level-of-service requirements and limits
proposed new uses or developments in industrial areas in order to regulate potential traffic problems
generated by the use.

Enforcement of the complaint-based code land use code rests on the director of DCLY, who may call
upon the police, fire, health or other appropriate city departments to assist in enforcement.

The overview of Seattle’s industrial land use approach leads to the following conclusions:

* As in Portland, the met expectations of Seattle's land use approach can be attributed to its reliance
on a comprehensive plan that is accountable to the community at large and it is inclusive in its local
participatory approach,

* Industrial and area character preservation is addressed through a use and development standards
regulation that promotes manufacturing development and controls population, business location and
growth, and also regulates urban appearance and enhancement.

¢ Environmental and nuisance regulations, established in the ordinance are framed within state codes
and are enforced by the City's DCLU. Enforcement and prevention with respect to environmentally
harmful uses is addressed through the identification and discretionary regulation of High Impact Uses.

OTHER MODEL ORDINANCES APPROACH TO MIXED USE ZONING

Vancouver’'s Compatibility Matrix

In 1995, the city of Vancouver, Canada, adopted industrial lands policies to guide future land use
decisions and retain most of the city's industrial land base for industries and service businesses. The
implementation of these policies include a review of the zoning regulations to update definitions of
industry in order to accommodate service businesses and to revise the uses that should be allowed to
locate or be excluded from industrial arsas,

Among the districts that were created as a result of the Industrial Land Strategy, as the policy is called,
there are two mixed use districts (about 20 blocks each) that establish degrees of separation between
residential, commercial and light manufacturing uses by use of a compatibility matrix established to
evaluate proposals for development. The degrees of separation are based on a table that establishes the
compatibility of uses with residential development and whether they are allowed as-of-right, with
conditions, or not allowed within mixed use buildings or 25 feet from a residential component. Most of the
fight manufacturing uses are nof allowed as-of-right in mixed use buildings, but the level of compatibility
can be improved through a performance evaluation system based on the specific use, scale and design
of the proposed use or the existing adjacent uses (See Appendix C: Vancouver's Residential
Compatibility Matrix).

The success or failure of these districts is intended to be evaluated in the next revision of the Industrial
Land Strategy, scheduled for 2005, or at the Council's request,

-9-
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I "High-impact use" refers to a business establishment that is considered to be dangerous and/or noxious due to the probability
andfor magnitude of its effects on the environment; andfor has the patantial for causing major cammunity or health impacts,
including but not limited to nuisance, odars, naise, andfor vibrations; andfor is so chemically intensive as to praclude site selection
without careful assessment of potential impacts and impact mitigation. For the purposes of this definition, mixing, compounding and
hlending of chemicals shall not be considered a high-impact use if the result is not a Group A hazardous material, or Group B
hazardous materials in quantities greater than the amounts listed in the definifion of Migh-impact One (1) uses as defined below.
High-impact uses are classified as either "High-impact One (1)" or "High-impact Two {2)" as set farth below,

"High-impact One {1)}" use means the following or other substantially similar activities:

Battary manufacture and reprocessing for reuss;

Crude petroleum rafinery and storage;

Manufacture of wood preservatives;

Distillation of wood, coal or bones, or manufacture of by-products; animai black or bene black manufacturing;

Gas (illuminating or heating} manufacture or storage; ‘

Rendering of fat, tallow, lard; extraction of animal or fish fats and ofls;

Smelting of ore;

Stockyards, hog farms, slaughterhouses except poultry, including packing and freezing;

Tanneries:

Wood pulp manufacture;

Manufacture of Group A hazardous materials, except Class A or Class B explosives;

Storags of Class A or Class B explosives;

Manufacture of Group B hazardous materlals when the hazardous materials are present in quantities graater than two
thousand five hundred (2,500) pounds of solids, twe hundred seventy-five {275) gallons of liquid, or one thousand (1,000)
cubic feet of gas at any tima.

"High-impact Two {2}" use means the following or other substantially similar activities;

Manufacture of Class A or B explosives;
Manufaciure, use or sforage of fissile materials,

"Hazardous materiats” means substances that are capable of posing severe risk to health, safety or property. "Hazardous materials”
are categorized into three (3) groups based on the degree of danger posed by their use, as follows:

"Group A hazardous materials' means substances that generally pose physical hazards such as explosion or which are highly
toxic, "Group A hazardous materials” shall include but not bg limited to the foliowing:

®  Explosives and blasting agents (except Class C explosives as definad by the Fire Coda); 1

®  Reactive materials {includes alkali metals, metallic carbides, metallic hydrides, organo-metallic compounds, and
other similar substances). Those materials that are rated with a reactivity (instability) rating of three (3} or four (4)
when rated in accordance with Uniform Fire Code Standard 79-3 are considered reactive materials, Combinations of
materials fisted in NFPA Standard 431M -~ WManual of Hazardous Chamical Reactions, are considered reactive
materials,

W Unstable materials (materials with a reactivity rating of three (3} or four (4) in accordance with Uniform Fire Code
Standard 79-3); materials that vigorously decompose; materials that vigorously polymerize; and peroxide-forming
chemicals.

B Radioactive materials (common radiation source materials), except those used in medical and industrial test and
measuring situations, '

® . Oxidizers -- Class Thres (3) or Four (4) from NFPA Standard No, 434 as follows:
¢« Class Thres {3) -- an oxidizing material that witl cause a severe increass in the burning rate of combustible

material with which it comes in contact;
»  Class Four (4) = an oxidizing material that can undergo an explosive reaction when catalyzed or exposed to
heat, shack or friction;

B Highly toxic materials including Class A poisons, as defined by the Fire Code1 - stiologic and biological agents that
cause disease ar abnormal conditions, carcinogens, mutagens and terategens.

®m  Corrosive, highly foxic or poisonous, and unstable gases.

"Group B hazardous materials’ means substances that generally are elther flammabie or corrosive. "Group B hazardous
material® shall include, but not be limited to, the following: '

Class C explosives as defined by the Fire Code1;

Class B paisans as defined by the Fire Codeft;

Class |-A and i-B flammable liquids as defined by the Fire Coda 1;

Class |-A shall include thosea having flashpeints below seventy-three (73) degrees Fahrenheit and having a bolling
point below one hundred (100) degrees Fahrenhait;

-10 -
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Class §-B shall include those having flashpoints below seventy-three (73) degress Fahrenhait and having a builing

point at or above ens hundred (100) degrees Fahrenheit,

Flammable Solids -- organic and Inorganic solids, and combustible metals.

Ouidizing Materials -- Class One (1) and Two (2} as listad in NFPA Standard No. 434, as follows:

®  Class One (1) ~- An oxidizing material whose primary hazard is that it may increase the burning rate of
combustible material with which it comes in contact;

®  Class Twa {2) ~ An oxidizing material that will moderately intrease the burning rate or which may ¢cause
spontanecus tgnition of combustible material with which it comes in contact.

Flammable and oxidizing gases.

Corrosives - acids, bases, and other corrosives.

"Group C hazardous materials" means the following listed materials and ather similar substances whigh may present severe
risk to healih, safety or property but which are generally more common and present less sevare hazards than Group A and B
materials:

Class |-C flammabile liquids as defined in the Fire Code1 (flashpoints below one hundred (100) degrees Fahrenheit;

Combustible liquids - Class Il and II! as defined in the Fira Code1 as follows:

®  Class l liquids include those having flashpeints at or about one hundred {100} degrees Fahrenheit and below
one hundred forty (140) degrees Fahrenhaeit;

m  Class llIl-A liquids include those having flashpoints at or above one hundred forty (140) degrees Fahrenheit and
below two hundred {200} degrees Fahrenheit.

W nert or chemically unreactive, and liquified gases.
B Other regulated materials including irritants.

Source: Seattls Municipal Cads, Title 23 - Land Use Code Subtitle V - Administration Division 2 - General Terms Chapter 23.84 —

Definitions

-



APPENDIX B-1:

INDUSTRIAL LAND USE POLICY IN URBAN AREAS

TABLE 1. SUMMARY OF SELECTED INDUSTRIAL AND MIXED USE ORDINANCES IN URBAN AREAS

CITY |ORD.NAME| ORDINANCE ‘GENERAL FEATURES MECHANISMS TO PROTECT MANUFACTURING MECHANISMS TO PROTECT ENVIRONMENTAL REGULATION COMMENTS
TYPE & ENHANCE AREA
Manuf. Uses Non-Manuf. Uses | Prohibited |Uses Permitted w/| How Conditional Usesare |Other Restrictions| Industrial Incentives i i
Permitted By- | Permitted By-right Uses Conditions Regulated Substances
right
[CHICAGO _|PD (Flanned |e Spocwl Distict | Incorporated in Industral Comdors _[Vanes with PMD & Vanes with PMD [+ Residental Vanes with PMD. [« Noncaniorming Uses can only be + Enclosure restrichons |« vhe Planning Dept offers a | Mamtams underlying "N- dstmcts bulk [« Permit Appiication roquires [ Establshes [+ Several Ci ¢ The ordinance & the product o1 a
Manufacturing. - [(Area for protecton Jiand use plan within "M district o Limited accessory Retatlle Most o Noxious industnal uses|changed to Permited Uses. yard requirements for {variety of industrial restnctions, preserving existing industnal [Certiication of Performance  {Standaras for each "M" distnct (M1, |revi land use palicy by the
District) and development offe Industnal sanctuary, established by {s General Manufacturing]Uses, supplementary to | Commercial (incnerators, Transfer  |» Zoning changes to Non+ndustnal Uses _[all buidings near development mcentive densty of area Standards. W2, M3) for Notse Vibration; Odors |appiication. City to protict and promote manufactunng
manutactunng  [appiication land Industraal Uses. | incustral Uses o DayCare Statians, Landis, st} {or other Concitonal Uses underge [Reswiental Distnct programs (Low-snterest lo Establishes Performance & Glare/teat. o Complantbased businesses and jobs.
ndustry) ¢ Any changes i the ordinance o Parking Facities Centers  Public Utiities {chscretionary review: evaluaton of finaings |baundanes. loans, infrestructure Standards for each M distnct program of by fo Industrial & area pr doressed
requires the approval of City Council. o Medical Clinics o Adult Uses  Selected Commercal /{(incl. effects of change on Manus. sectar) assistance, Tax Increment (M1, M2, M3) for Department of an i that
o Areas are defined on exsting "M o Carting Facitties. Retail Uses by Zonmg Board of Appeals & approval Financing). Matter & protects manufactunng activiy, and through
cistricts. M1 to M3, each subdvided o Offices « Community Centers  {from the Alderman jo Ctty's capral improvement [Fire Hazards and refers to industrial develop programs affered by the City.
into to-5 according to levels of o Art Galledes & Studics |programs for industral other orcinances in Municipal @ Environmental and nuisance regulations.
[industrial nuisances and FAR allowed. jinfrastructure support. Code establish ngourous standards to control negative
o Prescnbes Supplementary Use environmental impacts, but lack poliution
regulation on existing "M" districts to prevention mechanisms
curn non-ndustnal uses
FORTLAND [Employment |e Zoming Dstnct. [» Established according 1 Cy's Inall Industnal and n all industral and Il Indust. and__[n all Incustnal and Corcibonal Uses Undergo Gscrebonary [+ Limis sze & number [» SUppOR programs and _{Conoitonal Uses Review Procecures ars|e Liss, defines and Umits the e Establishes standards including {e The Citys Bureau of e Thess ordinances are the product of a
and [ndustrial |The districtis Comprehensive Plan 3 d Review P topotential  lof Reta, Service & policies to maintain intended to protect area from non- | quartities of hezardous. nowse, vibration, ador and glars,  |Buildings n consultaton  [comprehensive and use policy to control and
zones divided into defined {o mixeduse [* o Vehicle Servicng & |» GroupLwing e Reswential & impacts of exst. use usii Downtown Portiand and the allowed onaste. [which must comply with other {th other snvranmental |guide the devslopment of the City, which 15
development zones {areas, where residential & commercral [» Warehouses & Freight|Repar, e Schools & Uses or stte in the industnal Lioyd District as major e Establshes speciic dev. standards for |e Regurres dis regulations, but their niorce reviewed every 5 years.
based on their main {development is imited and controlled. o Wholesale ¢ Seif-Svc Storage Colieges o Retail Sales & Svcs  [# There are 3 Types of Review Procedures |areas. Changing 'mits  fregional employment, new Residertial Uses in Industrial Zones, Jreview process for all new me:sunng system 1s indicated and {performance standards [« Incustnal and mixed use character
use and physical e The 3 industrial zones, 161, 1G2and [ Industnal Sves ¢ Ralad nes & s Medical Centers o Office according to the level of ciscretion requres Discret Review:|cultural, business, and when allowed. deveiopments that handie ‘periogically e The Planring Director [preservation is addressed through a restctive
character General |iH are dwided according o urban r Utires, s Religious e C al o U category ar new| centers. g i density T reviews land use Use and development standard regulation that
18 level of nuisance ¢ Parks, Open Areas | Institutions . O U reviews which o Incentives for businesses |new developments substances hsted i the ot laty Tocation and
2}, Centrat s No provision for mxed use bldgs o Agncultural uses. ¢ Commere. Parking  |require a publc hearing efore an to locate and stay in tanget  le Presaribes buffers, landscaping and  fordinance, including approval o Monitor-based program [growth, and urban appearance and
i o Communtty Sve.&  |assianed review body. areas Encouragetarget  |screening her o ene pydin
General Industrial {1y The ordinances and the Daycare [+ Ezch Condit Use Review requrres {ndustnes to locate, stay and |Incust & Resid dstnets jagencies. of Buidings s Environmental and nussance regulations are
&2)and Heaw  |comprehenswe Plan are reviewed e Waste-related usesin {€valuation of transport. systems according expand within the City. estabiished in the ordinance and are framed
Industnal znes  |overy 5 years ndustral zones to the areas capacity to support the use: withun state and regional codes and agences.
o Allows the creation of Industrial Park |
[Columbra [« Special Distnct|» Established accorting to Ciy's inail industnal and [+ incustrial Sves, '+ Waste-Related  |» Resdental & [+ Same as above 3 o - usine: o Condonal uses same as above. [« Same as above [+ Same as aoave [ Same as anove
South Shore [ (area for mmmehenswe Plan = [o Vehcle Seviemg & |Usesinvolving  |linstiutional Uses in the to locate and stay m target | Establishes development standards for
Plan District a Repar, Hazardous industnal zones areas Encouragetarget  |diferent areas to enhance the mage of
incustral ectsoihed through planning process tole Whn\sssle, » Ralroad imes & Utiites, |Substances ¢ Mannas & related industi , stay and the drstrict,
center © |o Industal Services, s Parks, Open Areas  |» GroupLwing  [¢ Comm Ping Faci expand wittun the Cry. undy pubhc mprovements and to provide
land protection of  [protect envionmental resources & e Vehicle Servicing & [a Agrcultural uses. * Schools & o Prof & Tech. Faciibes attractve pedestnan emviranments.
cutural and maintain the capacty of the area Repar, Colleges o Locgg o Establishes standards to protect
i ¢ Rairoad fines & > Medical Centers || ;ooe 8 Heliports cultural resources (archaeological sites)
resources) development Utites, * Religious o Major Comm Uity o Establishes standards for
o The distnct s divided into cefined  |o Parks, Open Areas Instiuons environmental zones
P o Selected Public Facl.
zones based on theirmainuse and |+ Agncultural uses
physical character (similar to above) o Wholesale
o No provision for mixed use buidings
[SEATTLE {Industrial + Zoning Distnct e Established according to Ciy's Inall 4 Indusinal Zones: |inall 4 Indusial Zones: _ |Inail4 indusinal _|Inall 4 Industnal Zones |Concibonal Uses & Use Changes unﬂergn [¢ Each Condibonal Use [+ None o Estaiishes e ‘are basad on the State Eovionmental (e The Department of [+ These ordinances are the procuctofa
Zones The distct is Comprehensive Plan ¢ Lightand General  [» Selected Retai Sale & [Zones. o Lodging o based or control the sze, setback and height of | Policy Act (SEPA), which impact d Land Use plan for the City (1994) to dentify
aaded into defined o g = Services, o Resicential Uses [ Airports & Heliports ~ [the Cy's land use decision framework.  |requirements mosty to new structures, o enhance physical  |assessments of new developments. (DCLU) admimisters land ~ {and accomodate growth over a 20-year penod.
zones based on d off o Offices (exceptiegally  [s Major Communication |e There are 5 Types of Land Use Decisions|protect manufactunng 2ppearance through landscaping o Defines ncustnal noxious actvity aceording to impact on use and construction codes e Incustnal and area preservation Is addressed
ther man use:  |and new resdential uses prohivited |+ Selected o Entertamment (except |established ity according to the degree of discreton & wholactity and avord requirements and o alow view comdors [amonment (High fmpact Uses) o Land Use permits assure {through a restnctive Use and dave\opman\
General Industnal  le The 4 industnal zones, IG1, 1G2, B facites. [Adulty Dwelling Units n [Bfe Selected Public | makes the decision . neganvemvlronm&ma\ o Requires fransportation plan fornew  {e High Impact Uses. ditional Uses and requre  [that standard regulation
(161 8.162), and (C are dvided accoraing to uses  [» Food Processing [e Uty Service, & IC zones) Facilties o Adminstrative Canditonal Uses & mpacts. cevelopments not exempted from state  |discrebonary review and
Industnal Buffer (1B)|allowed, density, height, screening, or |e Recycling Centers  |o Caretakers Quarters |8 Cemetenes o Astist's studioldwelling |Variances are Type Il, which are o Scree: environmental review according to o Lists, defines & fimts quanttes of which regulatons. and nussance regulatons,
and Industnie! |performance standards requirements. o Chid Care Conters, |8 Adult Uses o Residentialusein  |discretionary decisions made by the Lsnus«:wng & Setback established standards. are considered High Impact Use o The director GFBCLU s Jestablished in the ordinance and are framed
Commercial (IC) | No provision for mxxed use buildings [ Parks & Playgrounds. (¢ Salid Waste Landmark Distnct [Drector of DCLU & are subject to an requirements n 1B o UL poliutants & odor g are required to or complamt- and i requlated by
zones (industnaliresidental). e Schools, Colleges, Landfills o Selected Heavy [administrative appeal hearing to Seattie's - [zones. . inciude developed m with local air |based the Planning Cepartment.
Hospitais, Commundy  |» Detention Manutactunng Heanng Examiner 3 . o Performance Stds in olbon ontro agency. ¢ The director may call
Centers onlyin bidgs Centers. o High Impact Uses ¢ Conditional Uses & Variances requirea |iB& IC e Requires mitigating measures for nusance included n the design [other agencies to assist m
exsting since 1987. » Agncultura! Uses [{noxious or dangerous to {Master Use Pemit appiication to the erforcement
environment) [Divector, which mclude a comprehersive
evaiuation of the proposai & s potential
: o
|Manufacturing |+ Special Distnct. |» through | bov g ab o Heavy Manu, |« Selected Public [+ Same as above [+ Same as above « Nore [+ Same as abave |« Same as above o Same as above
Center Overtay ( Aliowed by pianning process to attract » Lodgng e SoldWaste  [Facitties
rezoning application|opportunities & mantain the capacty o » Colieges & Universties |Landflls « Atists studio/dweiling
in ail Indust. Areas.[the area i v SolidWeste e Residential use in
|to promote new |future development. | Transfer Stations  |Landmark Distnet.
Indust Deve!, esp |o No provisions for mixed ¢ Incinerators &
advance tech (industrialiresidential). large nfrastructure
Manuf.) uses
[NEW YORK |Special Mixed |e Special Distnct | Moed Resilental / o Warehouses o Wost Resental o Fieavy ¢ Seiectad Light & Condiional Uses requre eovironmenmal o Mixed use buiding |» None > D (oulk, height) recures |» Makes no reference io ¢ Buildngs Department | The ordinance s a tooi to allow industral /
Use District | The district dstict  {Wholesale o Communty Faciibes & industnl [cernfication by DEP pricr to buldmg permut  [development requires: genemﬂymlnhvn existing area review for Noise I residerti
combines a {established by applicaton o Automotve Open Uses ¢ Single-Family  |& commercal uses that [wpphcsnon. |speciic emvironmental charactenst o Requires envionmental | Vibration; Odors & Glare/tHeat.  [appucation. in manuiacturing arees with existng mixed use
Resiential (R) and e Generaily keeps exist. M1 distnct (M1le Selected light ¢ Local & Regional Retail ADetached requine environmental  fe Eases Special Permit Review requred for |[compfiance testing & romediation for established for "M" distncts, but  [s Complant-based attems.
[ Light 1 to M1-5 according fo FAR allowed) fing uses [ J i x Conditional Uses m underiying "R" & "M" |* Heavy manufactunng {deveiopmertt on lots assessed [assumes compliance. [program of enforcement by e Industnal and area character preservation s
Manufacturing (M1) [ “R" distrct 1s assigned by Piarning  |e Transit & Utiibes. » Amusement & Sevices arstcts uses are prohibited [as environmentally harmful, Department of not addressed in the ordinance.
cistricts Department- ¢ Requires environmental Environmental Protecton | Limded environmental regulations are
o Establishes provisions for mixed use certication from ndustnal fincorparated, and nuisance regulations are ot
buitdings (industraliresidentia). uses to allow Residential & addressed
e Prescnbes Use Prowision based on Communty facihes
exsst, "R & "M" zones development in mixed use
buidings
LoftZoning [ Specl DiSmct |+ Moed Residential / Manufactunng or |« Lightand General e Limited Resdential  |s Heavy [Vanss with Distrct |« Vanances & Conditonal Uses requie|» Estabishes o None o D . haght) e O Tequres e Refers to Performance Stancards|s Same as above ¢ Buidings legalized Under the Loft Law are
MiSA&M1-5B  |Aststs District established by c e Seiectad Light Special Permit Review by the Board of  [preservation of area [generally mamtain exsting area environmental review for Noise; Vioration, Odors & intended o protect both the tenant arbsts and
(Jorrt Living-Work |application for conversion of existing o Communty Facilities industnal Appeals of the ety Planning  |within bulding for ight charactenstics o No specific provisions for | Glare/Heat established for "M* their landlords by establishing regulatons o
Quarters for Artist) [Lait buildings in established areas e Local & Regional Retai & I uses manufactunng uses in Hazardous Substances but  |distncts for selected manufacturing control rent increases. But high upgrading costs
and M1-5M & M1- le Allows Mued Use builcings. Commercual » Adutt Uses M15M & M1-6M addressed in Performance  |uses 0 comply with the law has decreased legaization
6M Residential  |Gndustrialiresiiental) Standards o Cther Lafts conversions allow gradual
[Conversion of Lot transdion to non-industrial uses.
Buidings)
Prepared by Development 825401




APPENDIX B-2: SELECTED INDUSTRIAL ORBINANCES IN URBAN AREAS

TABLE 2. COMPARATIVE SELECTED INDUSTRIAL AND MIXED USE ORDINANGES IN URBAN AREAS

Ciry]

MECHANISMS TO PROTECT MANUFACTURING

CHIGABO, PORTLAND SEATILE NEW YORK NOTES
CHARACTERISTICS
Empl ] Columbl Inclustrlai
W PMD  omnon ploymen i Industrlal " e Special Mixed| . YES
g & Indusgtrlal | South Shoro Overlay Loft Zaning O nNO
Manl Distnct) Zons Usa Disirict
Zanes | Plan Disirlet Disirict @ CONDITIONAL
W
¢ Discrationary Zone| @ ® ® @ L J
5 f-
-1 t ]
g Zoning Distncl
g Complias with Comprehensiva Plan Q
5 Result of Cammunily/ Neightiarhgod O ) 1. Industrial Land Use Plan
5 Plantns Initative
e Product of Biscretionary Rezerng Action] (O
. . 2. Only Artist's Dwelling/Studlo and
% Allows Mixed Usa {Resfindust) O : : Res{rlenllal in Landmark District
a Provisions for Mixed Us Buldingsf O —I
Exclusive Manufacturing Usef @
Frohibiis Residential Development] @

Rastrlcts Resldential Development]

3. Mainiy appiies to imxed wae buldings.

Rastricls Commerclal Davalapment

s

4, In M1-8A & M1-5B (Joint Living-Work
Guarters for Arist)

Restricis Other Industial Uses

=

5. Usas invelying Hazardous Substances

Cantains Buill-In Sanchons

Additional City Incantives/Programs

Additional City Capital Invastments

Rastrictad Uses Reguire City Discretionary]
Revigw/Approval

4. Larga munlclpal infrastruclure projects
{Sewage treatment plants, ale.)

Usg Change {Difforent Category) Raguires
Clty Council Review/Approval

@ O|e|eiO|0@®

7. For Uses not established in regulalion

MECHANISMS TO
PROTECT &

ENHANCE AREA
CHARACTER

Estaklishes Raesidentlial Dengily!
Limits/Controf|

8, Only whon iruhatad by City according to
Camprahensive Plan

Restricted Uses ratuire evaluation o
transportalion-related impacts

Esablishes Specific Standards to Control
Developmant of Araa

Cantains Urban Design/Landscape
Provislons

GENERAL

Ragulales lncation of Environmentally,
Hazardous Uses according 1o Residentlal
Use Location

®|0/0|0

Regulatas location of Residential (/565 m
Distiict according to Environmentally
Hazartgous Use Locahon

o 000 Si0~ &9 000 SO 0I0S0 00

Raslricts Waste-relaled Usas & Raquires|
City Descrelionary Review/Approval

Contains Policias for Environmental
Raguiations Periodic Revisions & Updates,

Providas Incentives/Programs for Pellution
Preverition

ENVIRONMENTAL APPROACH

PERFORMANCE STANDARDS

IMPLEMENTATION

Far Industrial Use Location in District]

@10, 0| O

For Any Non-residential Use Lacation in
District whare Residantial is allowed

For Residentlal Use Locabion In District

CjojC|Oo| 0| OO | O |O|0O|O|O|0] O|0|0|0C|®C®l0O|0|e e e 0|0

For Hazardous/Alr Polluting Actvities;

For Nuisance Controtl
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ENFORCEMENT
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Enforcement
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Enforcament;

Complant-Based Environmental
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Monitor-Bassd Environmental Ragulations
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Planning Criteria Guidelines



Industrial to Residential Conversion
Planning Criteria Guidelines

Site address: APN: Acreage:

Location description:

The following evaluation is designed to address findings of suitability for the conversion of property from industrial/commercial
use to a residential use for an area or specific site. While individual responses may vary, the assignment of a ranking to each of
the criteria provides a measurable and comparable analysis of the given area/site. Subtotals for each of the five categories below
aliow for weighting of criteria where some subjective factoring may be arguably crucial to evaluation of a site. A higher total
score in the ranking, more than 50 poinis of a possible 80, generally means the area/site is a positive candidate for conversion.
Comments and supporting information may be attached, The results of this evaluation should then be considered along with any
required thorough fiscal/economic evaluation of the proposed land use change,

Criteria Ranking

Score

Strongly Agree Strongly Disagree

A. GENERAIL PLAN AND ZONING COMPATIBILITY

The establishment of General Plan and Zoning designations provides propertty owners and tenants with a degree of reliance on
allowable land uses within an area. Proposals should demonstrate that changes in the designation(s) of a project site would not
adversely affect the uses of nearby properties. The following criteria address Land Use and Zoning matters:

1.

General Plan sapports housing 4 3 2 1 0

« The current General Plan (GP) designation and the programs and policies of the Land Use element support
residential uses or uses other than industrial activity in the area

» A change in the land use plan for the site would not result in a substantial discord or conflict with the long
range vision for uses in the surrounding area

= A change in the land use plan for the siie could improve the relationship of neighboring uses

s Comments;

GP/Zoning changes do not resalt in isolated designation 4 3 2 1 0 ]

* The proposed zoning designation and use will be suitably connected to other similar designations oris a
logical extension of or infill within compatible districts

* The site will share common property lines and/or street frontages and connections with compatible districts

s Residential use and activity will not be out of context with the character of the general area and particularly
with the character of the predominant street(s)

* Comments;

GP/Zoning change does not resuit in land use conflicts 4 3 2 1 0

* The propased use will not compromise the current or allowable operations of nearby properties :

" Project design features can rednce/minimize polential conflicts between uses on nearby sites to a level that is
less than significant

* Comments;

SUBTOTAL: General Plan and Zoning Compatibility (Possible 12 points) A
The site is generally suitable for residential conversion, based upon criteria associated with General Plan and
Zonmng standards. Comments:

EAPLANNING\AdvPInProjMndust to Resid Conversion\Planming Criteria Evaluation Checldist Frnal PC rev 06-09-04.doc



Criteria Ranking
Agree Neutral Disagree Score

I

B. RESIDENTIAL ATTRIBUTLS

The suitability of a site for residential uses may depend upon its Jocation, orientation, size and overall relationship to
its surroundings. Projects to be located on small parcels that are sffectively isolated within indusirial/commercial
areas would be discouraged. The following criteria address the aspects of the proposal that help define the
connection to the community;

4, Site/area abuts compatible uses 4 3 2 1 0

» One or more sides of the site abut existing residential, commercial or pubhc uses that are typically considered
compatible to residential use

= Allowable activities that abut the site or share a street frontage provide no greater noise, traffic, odors,
lighting or activity greater than would be expected in residential or commercial (non-industrial) areas

» Comments:

5. Wite is logical extension of resideniial area 4 3 2 1 0

* Site configuration presents a suitable connection to compatible nses and does not protrude into or disrupt a
contiguous and logical arrangement of industrial commercial properties
* Siie appears as a logical infill that evens out borders between less compatible uses

* Comments:

6. Provides substantial housing near jobs 4 3 2 1 0
» The site is well situaled for convenient access to substantial and varied employment opportunities
» Comments:

7. Site can provide substantial unit yield at suitable density 4 3 2 1 Lt

* The site is large enough to create a substantial number of units to offset a loss of industrial acreage

* The sile and unit density.is sufficient to produce the desired inclusion of affordable housing Where transit
options are available, the site can yield a suitable higher density by project design and product type

¥ Comments:

SUBTOTAL: Residential Attributes (Possible 16 points) B

The site is generally suitable for residential conversion, based upon criteria associated with general residential
aspects of the site. Comments:

C. ENVIRONMENTAL COMPATIBILITY

The introduction of housing into industrial areas may present risk of exposure of residents to potential hazardous
conditions or other incompatible industrial/commercial activities. The following criteria address the aspeets of the
proposal that help determine environmental quality and general livability of the proposal,

8. Does not abut incompatible industrial area 4 3 2 1 0

= Residential development of the site will not subject residents to existing or allowable industrial activities that
are considered incompatible by environmental and land use standards (noise, odors, et al)

» Residential site edges are not compromised by abutting industrial development or activity of industrial
streetscapes

» Comments:

9. Does not subject restdents to adverse health risks 4 3 2 1 0

* Residential development of the site does not create an adverse health and safety for residents
* Residential development of the site does not create unanticipated liabilities or limitations for existing or
allowable industrial users in the vicinity due to restrictive regulatory requirements

LAPLANNINGVAdvPInProjiindust to Resid Conversion\Planning Criteria Evaluation Cheeklist Final PC rev 06-00-04.doe 2



Criteria Ranking

Agree Neutral Disagree Score

* Site location does not create a substantially difficult emergency service response situation in the event of a
hazardous incident
* Comments:

10, Suitable site design can address adverse conditions 4 3 2 1 O

» Site design and project orientation can minimize visual and other potential adverse conditions where
industrial and residential uses abut or Jie within close proximity (less than 300 feet)

" Access, separation and screening measures can avoid adverse relationships between incompatible uses

« Comments: '

11. Site is not isolated by any significant physical barrier 4 3 2 1 0

* Roads, sidewalks and pathways provide suitable connection from site to esiablished residential and
supporting areas for adults and children

* The site is suitably connected so that convenience of aceess does not lend itself to cutting through industrial
properties or across unsafe transit/roadway corridors at uncontrolled points

» Comments:

SUBTOTAL: Environmental Compatibility (Possible 16 points) c

The site is generally suitable for residential conversion, based upon criteria associated with environmental
conditions around the site and environmental regulations pertaining to allowable uses in the vicinity.
Comments:

D. AVAILABILITY OF SERVICES
The proximity 1o schools, shopping, libraries and other residential supporting activities is an Iportant consideration. The
foliowing criteria address quality of life considerations related to convenience of daily services:

12. Site is close o existing schools 4 3 2 1 0

* The site is within walking distance (1/2 mile) of a public elementary school afong a suitable
pedestrian/bicycle pathway or sidewalk system. Actual walking distance:

* Convenient access to schaols is tot hindered by transportation corridors that act as barriers or by industrial
properties that may be seen 1o be unsuitable conditions attractive (o passing children

« Comments;

13, Pedestrian/bicycle access is safe and convenient 4 3 2 1 0

* Pedestrian and bicycle systems within the general vicinity of the site are suitable for residential activity
* Nearby streets are suitable for residentially oriented traffic
« Commerfits:

14. Parks are convenient to site 4 3 2. 1 0
* Public open space/parks are convenient to the site, generally within 1/2 mile (walking distance)
* Access to open space/parks is adequate for pedestrians and bicycles
s Comments:

15 Retail services, including food market are convenient 4 3 2 1 0
» Convenience services are generally within 1 or 2 miles
* Access to convenience services is adequate for pedesirians and bicycles
« Comments;
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Criteria Ranking
Agree Neutral Disagree Score

16 Site can take advantage of transit 4 3 2 1 0
= The site is located within !4 mile of a transit node (rail station, light rail station, major bus stap)
= Development can provided shuttle services to facilitate transit connections
= Comments:

SUBTOTAL: Availahility of Services (Possible 20 points) D
The site is generally suitable for residential conversion, based upon criteria associated with the convenience of
typical residential services in the vicinity. Comments:

E. OTHER PLANNING CONSIDERATIONS
The conversion from employment to housing should not adversely impact the City’s fiscal and economic situation.

17 Added housing displaces low-tiensity jobs site(s) 4 3 2 1 0
= The existing site development underutilizes the site and its environment
* The existing low-density job conditions of the site ate inappropriate for the area and higher density residential
or mixed nse could well serve the area
» Comments:

18, Existing development is outdated/underutilized 4 3 2 1 0
* The economic life or industrial value of the site improvements are failing significantly ’
* Substantial investment in site infrastructure is needed for reasonable on-going use of the site
= Comments;

19, Conversion should be revenue neutral or positive for City 4 3 2 1 0 ~
* Residential conversion would result in a neutral or positive balance, based upon a comparative fiscal
evaluation of taxes and services '
» Comments:

20. Viability of adjacent employment uses are not threatened 4 3 2 1 0 !:}
* Conversion will not foster further unintended conversion of surrounding industrial properlies
= Residential use will not create hardships for neighboring empioyment
= Comments:

SUBTOTAL: Other Planning Considerations (Possible 16 poinis) w
The site is generally suitable for residential conversion, based upon criteria associated with various
conaiderations relevant o decisions on the conversionn. Comments:

A B C D E Yotal -!

SUMMARY COMMENTS:

LAPLANNING AdvPInProj\indust to Resid ConversionWPlannmg Criterts Evaluation Cheeklist Final PC rev 06-09-04.doe 4



